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ZONING CHANGE REVIEW SHEET 
 

 
CASE: C14-2019-0055 (Austin FC)    P. C. DATE: May 14, 2019 
 
ADDRESS: 10414 McKalla Place and 10617 ½ Burnet Road  
 
DISTRICT AREA: 7     
 
OWNER/APPLICANT: City of Austin -Economic Growth & Redevelopment Department  

   (Greg Kiloh)  
 
AGENT: Armbrust & Brown, PLLC (Richard T. Suttle, Jr.)  
 
ZONING FROM: LI-NP, NBG-NP  TO: LI-PDA-NP AREA: 24.16 acres 
 
The applicant is asking for the following conditions in this rezoning request (Please see Application 
Letter- Attachment A): 
 
1) The development of the Property shall comply with applicable City of Austin rules, regulations and 
ordinances as of the effective date of this zoning ordinance. 
 
2) LI (Limited Industrial Services District) zoning uses, as well as the following uses, shall be 
permitted in the LI-PDA zoning for the Property: 
 
     Residential Uses        Commercial Uses   Civic Uses   
     Multifamily Residential                     Cocktail Lounge    Club or Lodge 
          Outdoor Entertainment   Transportation Terminal 
            
3) To prohibit the following uses under the Planned Development Agreement: 
 
     Commercial Uses                      Industrial Uses                 Civic Uses 
 

Agricultural Sales and Services        Basic Industry                 Group Home, Class I (General) 
Automotive Rentals        General Warehousing and Distribution   Group Home, Class I (Limited)       

     Automotive Repair Services       Light Manufacturing                Group Home, Class II 
     Automotive Sales        Limited Warehousing and Distribution   Residential Treatment      
     Automotive Washing (of any type)  Recycling Center                Railroad Facilities 
     Bail Bond Services       Resource Extraction                Transitional Housing 
     Carriage Stable         
     Commercial Blood Plasma Center     
     Construction Sales and Services                  
     Drop-Off Recycling and Collection   

Facility      
     Electronic Prototype Assembly 
     Electronic Testing 
     Equipment Repair Services                   
     Equipment Sales  
     Exterminating Services      
     Funeral Services  
     Kennels 
     Monument Retail Sales             
     Plant Nursery 
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     Printing and Publishing       
     Research Services 
     Scrap and Salvage 
     Software Development 
     Vehicle Storage 
     Veterinary Services 
 
4) The development of the Property shall comply with the site development regulations in the LI,  
     Limited Industrial District, except for the following conditions: 
 

a) There is no interior side yard setback. 
b) There is no rear yard setback. 
c) The maximum height is 130 feet. 
d) The maximum impervious cover is 85%. 
e) The maximum building coverage is 80%. 
f) The maximum floor-to-area (FAR) is 2:1. 

 
5) To modify conditions of the Environmental Criteria Manual to provide that existing and proposed 
trees shall be allowed within raingardens constructed on the Property. Trees will be planted to avoid 
potential conflicts within the raingarden drainage system. 
 
6) To modify LDC Section 25-2-1003(A) (Requirement for a Site Plan – General Requirements) to 
establish that the portion of the stadium (Outdoor Entertainment use) oriented towards Burnet Road 
shall be considered the “front wall” to determine landscape requirements.  
 
7) To modify LDC Chapter 25-6 - Transportation, Appendix A (Tables of Off-Street Parking and 
Loading Requirements) to provide that parking for all uses on the Property shall be determined by the 
director of the Development Services Department, or its successor department, as applicable. 
 
8) To modify LDC Chapter 25-6 - Transportation, Appendix A (Tables of Off-Street Parking and 
Loading Requirements) to provide that loading and unloading for all uses on the Property shall be 
determined by the director of the Development Services Department, or its successor department, as 
applicable. 
 
9) To modify LDC Chapter 25-6 - Transportation, Appendix A (Tables of Off-Street Parking and 
Loading Requirements) to provide that off-street bicycle parking for all uses on the Property shall be 
determined by the director of the Development Services Department, or its successor department, as 
applicable. 
 
10) To modify LDC Chapter 25-6 - Transportation, Article 7 (Off-Street Parking and Loading) 
Division 4 (Design and Construction Standards for Parking and Loading Facilities) and the 
Transportation Criteria Manual to allow for grass pavers, crushed granite, pervious pavement and 
other surfaces or similar material to be utilized in a parking lot that provides parking for motor 
vehicles. 
 
11) To state that development of the Property for an Outdoor Entertainment use shall comply with the 
draft Austin FC Sign Regulations attached as Exhibit “1”. 
 
12) To state that the director of the Development Services Department, or its successor department, 
may administratively grant amendments, corrections or revisions to the Sign Regulations for 
development on this Property. 
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13) To state the unless otherwise provided for in the PDA ordinance conditions, LDC Subchapter E: 
Design Standards and Mixed Use, shall only apply to commercial and civic use(s) as defined in LDC 
Chapter 25-2, Subchapter A, Article 1 (Zoning Uses). 
 
14) To state that development of the Property for an Outdoor Entertainment use shall not be subject to 
LDC Chapter 25-2, Subchapter E: Design Standards and Mixed Use, Article 2.2 (Relationship of 
Buildings to Streets and Walkways), Article 2.3(Connectivity Between Sites), Article 2.5(Exterior 
Lighting), and Article 3-Building Design Standards. 
 
15) To state that the Director of the Development Services Department, or its successor department, 
shall be able to grant Alternative Equivalent Compliance from any provision of LDC Chapter 25-2, 
Subchapter E: Design Standards and Mixed Use for this Property. 
 
16) To state that the lighting for the Property shall comply with LEED V4 Light Pollution Reduction 
(SSc6). 
 
17) To state that all exterior lighting may be controlled with a network of astronomical time clocks. 
All systems may be configured by the Illuminating Engineering Society Lighting Handbook, 10th 
Edition. 
 
18) To modify LDC Section 25-2-812(C)(3) (Mobile Food Establishments) to provide that a mobile 
food establishment may be located within fifty (50) feet of a lot with a building that contains a 
residential and/or commercial use(s). 
 
SUMMARY STAFF RECOMMENDATION: 
 
The staff’s recommendation is to grant LI-PDA, Limited Industrial-Planned Development Area 
Combining District, zoning with the proposed overlay conditions as listed in Exhibit “A” – Site 
Development Standards, and as listed above in the applicant’s request. 
 
In addition, the staff does not object to the proposed sign regulations attached as Exhibit “1”, at this 
time. 
 
The staff does not support the applicant’s request to add a provision to the PDA ordinance to state 
that the development of the Property shall comply with applicable City of Austin rules, regulations 
and ordinances as of the effective date of this zoning ordinance. The regulations of the LI-PDA 
zoning shall be required to comply with current Code, unless otherwise stated in the zoning 
ordinance. 
  
PLANNING COMMISSION RECOMMENDATION: 
 
5/14/19: To approve the staff’s recommendation of LI-PDA zoning, with added condition to approve  

 the Transportation Impact Analysis (TIA) with the site plan process, if practical (Vote: 11-2,  
 K. McGraw and P. Seeger-No); G. Anderson-1st, C. Kenny- 2nd. 
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DEPARTMENT COMMENTS:  
 
The property in question is former industrial site located near the southeast intersection of West 
Braker Lane and Burnet Road and is bordered by the Missouri Pacific Railroad to the west. It is 
comprised of two tracts of land. Tract 1 is currently being utilized as a scrap yard and is zoned LI-NP.  
Tract 2 is an access road, zoned NBG-NP.  The site currently contains no structures.   
  
The City of Austin purchased this property from Reichhold Chemicals, Inc. on October 20, 1995.  
The City intended to utilize this tract of land for the North Services Center for Water Utilities. 
However, due to the discovery of buried benzoyl peroxide in 2003, the property has remained vacant. 
The site has been through an extensive environmental remediation process.  
 
McKalla Place is located within the boundaries of a Regional Center as defined in the Imagine Austin 
Comprehensive Plan Growth Concept Map. The property is in the central-east area of the North 
Burnet Gateway 2035 Master Plan. There is a multifamily development, industrial uses, and land that 
is zoned for mixed use adjacent to the site. This parcel of land is in close proximity to the existing 
Kramer Metro Rail Station located at the southeast corner of Kramer Lane and Brockton.  
The applicant proposes to develop the property with an approximate 22,000-seat soccer stadium 
(Outdoor Entertainment use), with associated parking facilities and infrastructure improvements and 
an affordable housing/multifamily component (please see Applicant’s Request Letter – Attachment 
A).  The applicant is requesting LI-PDA zoning, with the planned development overlay to allow for a 
mixture of commercial and residential uses at this location. 
 
The staff is recommending the applicant’s request of LI-PDA zoning because the proposed zoning is 
compatible and consistent with the surrounding uses in this area.  This site is located near major 
employment, commercial and residential developments such as The Domain, J.J. Pickle Research 
Campus, IBM-Broadmoor Campus, Charles Schwab complex, etc. and is within the vicinity of the 
Kramer Metro Rail Station. The proposed LI-PDA zoning will allow for a mixture of high-density 
residential, office, commercial and industrial uses. This location of this site is appropriate for the 
proposed mixture and intensity of LI-PDA uses because the property in question is located within a 
designated Regional Center and is adjacent to the intersection of two major arterial roadways, W. 
Braker Lane and Burnet Road, and abuts the Missouri Pacific Railway.   
 
EXISTING ZONING AND LAND USES: 
 
 ZONING LAND USES 
Site LI-NP, NBG-NP Vacant 
North NBG-NP (North 

Burnet/Gateway-
Transit Oriented 
Development 
Subdistrict-
Neighborhood Plan) 

School (Bright Horizons Early Education), Multifamily (The 
Copeland), Service Station/Food Sales (Sunoco), Convenience 
Storage (Life Storage), Automotive Repair Services (Discount 
Tire) 

South NBG-NP (North 
Burnet/Gateway-
Warehouse-Mixed Use 
Subdistrict-
Neighborhood Plan) 
 
 

Industrial Warehouse Building (River City Graphic Supply, 
Safequip Inc., Decoprep) 
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East NBG-NP (North 
Burnet/Gateway-
Warehouse-Mixed Use 
Subdistrict-
Neighborhood Plan) 

Rail line, Office/Warehouse (Paragon Printing and Mailing), 
Vacant Tract, Office/Warehouse Building, Construction Sales 
and Services (Pro Air Engineering, Inc., Qual-Con General 
Contractor) 

West NBG-NP (North 
Burnet/Gateway-
Commercial -Mixed 
Use Subdistrict-
Neighborhood Plan) 

College and University (JJ Pickle Research Campus), 
Billboard, Equipment Rental (Rent Equip), Automotive Repair 
(AMM Collision Center), Retail Center (Research Square: 
Boxx, Flohr, Phoenix Arising, Realtors, Almar Furs, Home 
Pro, St. Francis Anglican Church, Two Men and a Truck, 
Centex Sporting Goods), Travis County Precinct 2, Retail 
Sales, Office (Lighting Inc., Austin Window Fashions, Affinity 
Design), Hotel/Motel, Office/ Warehouse (McKalla Business 
Park: Devlyn Optical, Digerati Audio Video Systems, 11th Hour 
Escape, Texas Systems Group, Guard Texas, PSI Professional 
Service Industries, Elgin Butler, Tradestar, etc.) 

 
AREA STUDY: North Burnet/Gateway Neighborhood Plan Area TIA: Required 

 
WATERSHED: Little Walnut Creek     
 
CAPITOL VIEW CORRIDOR: N/A   HILL COUNTRY ROADWAY: N/A 
 
NEIGHBORHOOD ORGANIZATIONS: 
 
Austin Independent School District 
Austin Neighborhoods Council 
Bike Austin 
Friends of Austin Neighborhoods 
Homeless Neighborhood Association 
Neighborhood Empowerment Foundation 
North Growth Corridor Alliance 
North Burnet Gateway Neighborhood Association 
North Burnet/Gateway Neighborhood Plan Staff Liaison 
SELTEXAS 
Shoal Creek Conservancy 
Sierra Club, Austin Regional Group 
 
CASE HISTORIES: 
 
NUMBER REQUEST COMMISSION CITY COUNCIL 

C14-2016-0074 
(Element Hotel: 
10728 Burnet 
Road)   

MI-PDA to  
MI-PDA  

8/0916: Approved staff’s 
recommendation of MI-PDA 
zoning on consent (8-0, K. 
McGraw, S. Oliver, P. Seeger,  
J. Thompson, T. White-absent); 
N. Zaragoza-1st, J. Shieh-2nd. 

9/22/16: The public hearing was 
conducted and a motion to close 
the public hearing and approve 
Ordinance No. 20160922-071 
for MI-PDA zoning, to change 
a condition of zoning was 
approved on consent on Council 
Member Houston’s motion, 
Council Member Casar’s 
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second on a 10-0 vote. Council 
Member Troxclair was absent. 

C14-2014-0062 
(The Kenzie: 
3201 Esperanza 
Crossing) 

MI-PDA to MI-
PDA 

5/27/14: Approved staff’s 
recommendation for MI-PDA 
zoning by consent (8-0, J. Nortey-
absent); R. Hattfield-1st, N. 
Zaragoza-2nd. 

6/26/14: Approved MI-PDA 
zoning, to change a condition of 
zoning, on consent on all 3 
readings (6-0, M. Martinez- off 
the dais); B. Spelman-1st, S. 
Cole-2nd. 

C14-2013-0130 
(Domain 
Entertainment 
District: 11824 
Burnet Road) 

MI-PDA to MI-
PDA 

11/12/13: Approved staff’s 
recommendation for MI-PDA 
zoning, with conditions for a 
limitation of 90,000 square feet of 
Cocktail Lounge use as permitted 
with no one user exceeding 
13,000 sq. ft. within the 
designated 43.267acre area 
(outlined in Exhibit A) located 
within the Property., by consent 
(7-0-2, D. Chimenti and  
A. Hernandez-absent);  
J. Nortey-1st, B. Roark-2nd. 

12/12/13: Approved MI-PDA 
zoning on consent on all 3 
readings (7-0); B. Spelman-1st, 
S. Cole-2nd. 

C14-2012-0002 
(The Domain: 
10728-11306 and 
11500-11900 
Burnet Road; 
3300 West Braker 
Lane; 11105 and 
11401-11925 
Domain Drive, 
and 2900-3210 
Esperanza 
Crossing) 

MI-PDA to 
MI-PDA: 
To amend 
the PDA 1) 
To allow 
for a 
Cocktail 
Lounge use 
as a 
permitted 
use on a 
2,198 sq. 
ft. parcel 
and 2) To 
relocate 1-
acre of 
designated 
zero 
impervious 
area within 
a nine acre 
park to a 
new 
location 
within the 
same park. 
 
 
 

5/08/12: Approved MI-PDA 
zoning by consent (9-0);  
D. Anderson-1st, S. Kirk-2nd. 
 

6/28/12: Approved MI-PDA 
zoning to change a condition of 
zoning on all 3 readings (7-0); 
C. Riley-1st, S. Cole-2nd. 
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C14-2010-0087 
(The Domain 
Rezoning-Simon: 
11701, 11733 
North Mopac 
Expressway; 
11400, 11500 
Domain Drive;       
3311 Rogers 
Road; 3409 
Esperanza 
Crossing; 11600 
Century 
Oaks Terrace) 

MI-PDA to  
MI-PDA: To 
amend the 
Domain zoning 
ordinance to 
request a change 
to the PDA 
overlay to allow 
83% impervious 
cover for the 
overall site. 

8/24/10: Approved staff’s 
recommendation of MI-PDA 
zoning with the condition that the 
applicant agree to a public 
restrictive covenant to limit one 
acre of land on the Endeavor-
Domain site to zero percent 
impervious cover to offset the 
increase in impervious cover on 
the Simon-Domain property 
 (8-1, Chimenti-No), with the 
following additional conditions: 
1) Require the applicant to 
provide bicycle access for a 
portion Bicycle Route Segment 
#905.04 (Please see Public Works 
Department Memorandum – 
“Attachment B”) to allow for 
continuity for bicycle traffic to 
and through the Domain 
development. 2) Require a public 
restrictive covenant that will limit 
one acre of land on the Endeavor-
Domain site to zero percent 
impervious cover to be signed 
and recorded before the 3rd 
reading of this zoning case at City 
Council. 
 

8/26/10: The public hearing will 
remain open and the first 
reading of the case was 
approved for MI-PDA zoning 
(7-0); Morrison-1st, Spelman-
2nd, with the following 
additional conditions: 1) The 
applicant is to provide bicycle 
access for a portion of Bicycle 
Route Segment #905.04 to 
allow for continuity for bicycle 
traffic to and through the 
Domain development. 2) A 
public restrictive covenant that 
will limit one acre of land on 
the Endeavor- Domain site to 
zero percent impervious cover 
will be signed and recorded 
before the third reading of this 
zoning case. 
 
10/14/10: Approved MI-PDA 
zoning on2nd/3rd readings (7-0); 
Spelman-1st, Leffingwell-2nd, 
with the following 
amendments:  1) Part 3, C, 1 of 
the ordinance should read: “A 
pedestrian/bicycle entrance 
shall be provided between the 
existing pedestrian/bicycle trail 
under Mopac Expressway and 
the Simon Project internal drive 
as shown on the attached 
Exhibit B. A minimum 12-foot 
wide paved path shall be 
constructed with an associated 
curb cut connecting to the 
internal drive prior to issuance 
of a certificate of occupancy for 
a building on Lot 5A, Block A, 
the Domain Shopping Center 
Section 3 Subdivision.”; 2) Add 
a new paragraph to Part 3, 
Section D to read: “The two 
trees on the property numbered 
5068 and 5081 as shown on 
Exhibit D may not be removed, 
unless the City Arborist 
approved otherwise based on 
the health of the individual 
trees.”; 3) The approved 
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otherwise based on fourth 
WHERAS of the restrictive 
covenant should read: 
“WHEREAS, the requirements 
of the Land Development Code 
for both the Endeavor Tract and 
the Simon Tract allow for a 
combined maximum of eighty 
percent (80%) net site area 
impervious cover resulting in a 
total allowable impervious 
cover area of 135.36 acres for 
the Endeavor Tract and 40.54 
for the Simon Tract; and”. 

C14-2010-0015 
(The Domain 
Rezoning-
Endeavor: 10712, 
10728, 10800, 
11000, 11500, 
11600 Burnet 
Road; 11601 
Domain Drive; 
2900, 3001, 3101 
Esperanza 
Crossing) 

To rezone the 
property from 
MI-PDA to MI-
PDA to amend 
the Domain 
zoning ordinance 
to modify the 
following 
conditions: 
1)To provide 
updated bike 
lanes for the 
development by 
routing sharrows 
and hike and bike 
paths throughout 
the site 2) To 
request a variance 
through the PDA 
to LDC Sec. 25-
2-813 to allow an 
administrative 
approval of one 
large retail user 
exceeding 
100,000 square 
feet to be 
constructed on 
the portion of the 
Domain property 
that is located 
north of 
Esperanza 
Crossing.  
Thereby, 
removing the 
requirement to 

8/24/10: Approved staff’s 
recommendation for MI-PDA 
zoning (8-1, Tovo-No), with an 
amendment to the Public Works 
Department Memorandum – 
“Attachment A” to change the 
wording in the first line of item 
#2 from should to shall.  The 
Commission also included 
findings for the justification for 
the approval of the proposed 
variance to the “Big Box” 
ordinance, LDC Sec. 25-2-813: 

1) This request is a special 
circumstance because the 
property is located with a 
PDA overlay district. 

2) This approval is in 
accordance with the 
North Burnett/Gateway 
Neighborhood Plan. 

3) The approval for this case 
allows for the inclusion 
of the recommendations 
of the City of Austin 
Bicycle Program for the 
property. 

 

10/14/10: Approved MI-PDA 
zoning on all 3 readings on 
consent (7-0); Spelman-1st, 
Cole-2nd, with the following 
conditions: 1) Part 3, C, 1 of the 
ordinance should read: “The 
Domain-Endeavor Project shall 
provide internal bicycle routes 
for access and continuity to 
existing or planned bicycle 
routes as well as multi-use hike 
and bike trails as more 
particularly detailed in the 
attached Exhibit C.”, 2) Part 3, 
C, 4 of the ordinance should 
read: “The sharrows shall be 
installed within one year of the 
effective date of this ordinance 
for existing roadways and at the 
time of construction for future 
roadways.” 
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secure approval 
of a Conditional 
Use Permit for 
this sole large 
retail user at this 
location.  

C14-06-0121 MI-PDA to MI-
PDA 

2/13/10: Approved staff’s rec. for  
MI-PDA zoning with additional 
conditions of:  

 2 star Green Building 
rating 

 natural landscaping of all 
water quality ponds 
(existing and future);  

 be in compliance with 
TIA conditions; 

 the applicant’s requested 
parkland dedication 
proposal; 

 height base of 140-ft; 
plus an additional 12-
stories based on electing 
to provide some of the 
public benefits as listed in 
the North 
Burnet/Gateway 
Neighborhood Plan. 

 Maximum height of 308 
feet. 

Vote: (9-0); J.Reddy-1st,  
G. Stegeman-2nd.  

3/01/07: Approved MI-PDA 
zoning with the addition of low 
albedo roofing materials, one 
star construction for the total 
site and two star construction 
for 50% of the office and 
residential construction (7-0); 
McCracken-1st, Dunkerley-2nd. 

C14-06-0154 MI-PDA to MI-
PDA 

8/08/06: Approved staff rec. of 
MI-PDA by consent (8-0) 
 

09/28/06: Approved MI-PDA 
(7-0); 1st reading 
 
10/05/06: Approved MI-PDA 
changes as a condition of 
zoning (6-0); 2nd/3rd readings 

C14-04-0151 MI-PDA to MI-
PDA 

11/23/04: Approved staff 
recommendation of MI-PDA, 
with Environmental Board 
conditions (9-0). 

12/16/04: Approved MI-PDA 
(7-0); all 3 readings 

C14-04-0146 P to CH 11/9/04: Approved staff’s 
recommendation of CH zoning 
with conditions (9-0) 

12/2/04: Approved CH zoning 
(7-0); all 3 readings 

C14-03-0017 MI-PDA to  
MI-PDA 

6/11/03: Approved staff’s 
recommendation of MI-PDA 
zoning, with inclusion of original 
PDA conditions (as read into the 
record) from Ordinance #000608-
67 (8-0, R. Pratt-off dais) 

7/31/03: Granted MI-PDA on 
all 3 readings (7-0) 
 



 10

C14-03-0016 MI to MI-PDA 6/11/03: Approved staff's 
recommendation of MI-PDA 
zoning (8-0, R. Pratt-off dais) 

7/31/03: Granted MI-PDA on 
all 3 readings (7-0) 
 

C14-03-0015 MI to CS 6/11/03: Approved staff's 
recommendation of CS-CO 
zoning (8-0, R. Pratt-off dais) 

7/31/03: Granted CS-CO on all 
3 readings 

C14-02-0062 LI to CS-1 6/12/02: Approved CS-1 by 
consent (8-0) 
 
 

7/11/02: Approved PC rec. of 
CS-1 (7-0); all 3 readings 

C14H-00-2177 LI-PDA to  
LI-PDA 

10/24/00: Approved staff rec. of 
LI-PDA (TR1), LI-PDA-H (TR2) 
by consent (9-0) 

11/30/00: Approved LI-PDA 
(TR1) and LI-PDA-H (TR2); 
(7-0); all 3 readings  

C14-00-2065 MI to MI-PDA 5/9/00: Approved staff rec. of MI-
PDA by consent (8-0); with the 
following conditions: 

1) That minimum lot size be 
1 acre provided for any 
lots that directly abut 
Braker Lane and Burnet 
Road (but not both) and 
which are less than 3 
acres in size.  

2) The total number of 
additional curb cuts on 
Braker Lane & Burnet 
Road providing access to 
such lots shall not exceed 
50 % of the total number 
of such lots. 

3) The foregoing limitation 
shall not apply to any lot 
of more than 3 acres, 
which abut Braker Lane 
and Burnet Road.  

6/8/00: Approved MI-PDA, 
with changes agreed to with 
neighborhood association 
(7-0); all 3 readings 

 
RELATED CASES: C14-20108-0182 (North Burnet/Gateway NP Rezonings) 

         SP-01-0018C (Site Plan) 
           C8s-87-002 (Subdivision) 
 
ABUTTING STREETS: 
 

Name ROW Pavement Classification Sidewalks Bicycle 
Route 

Capital 
Metro 
(within ¼ 
mile) 

McKalla Place 70 ft 25 ft Local No No No 
Burnet Road 130 ft 70 ft Major Arterial 

(MAD6) 
Yes; western side 
only 

No Yes; routes 
3, 383, 803 

Aguilar Street 78 ft Not constructed N/A N/A N/A N/A 
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CITY COUNCIL DATE: June 6, 2019   ACTION:  
         
ORDINANCE READINGS: 1st   2nd   3rd  
 
ORDINANCE NUMBER:  
 
CASE MANAGER: Sherri Sirwaitis   PHONE: 512-974-3057,  
           sherri.sirwaitis@austintexas.gov 
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STAFF RECOMMENDATION    
 
The staff’s recommendation is to grant the applicant’s request for LI-PDA, Limited Industrial-
Planned Development Area Combining District, zoning with the following conditions: 
 
1) LI (Limited Industrial Services District) zoning uses, as well as the following uses, shall be 
permitted in the LI-PDA zoning for the Property: 
 
     Residential Uses        Commercial Uses   Civic Uses   
     Multifamily Residential                     Cocktail Lounge    Club or Lodge 
          Outdoor Entertainment   Transportation Terminal 
            
2) To prohibit the following uses under a Planned Development Agreement: 
 
     Commercial Uses                      Industrial Uses                 Civic Uses 
 

Agricultural Sales and Services        Basic Industry                 Group Home, Class I (General) 
Automotive Rentals        General Warehousing and Distribution   Group Home, Class I (Limited)       

     Automotive Repair Services       Light Manufacturing                Group Home, Class II 
     Automotive Sales        Limited Warehousing and Distribution   Residential Treatment      
     Automotive Washing (of any type)  Recycling Center                Railroad Facilities 
     Bail Bond Services       Resource Extraction                Transitional Housing 
     Carriage Stable         
     Commercial Blood Plasma Center     
     Construction Sales and Services                  
     Drop-Off Recycling and Collection   

Facility      
     Electronic Prototype Assembly 
     Electronic Testing 
     Equipment Repair Services                   
     Equipment Sales  
     Exterminating Services      
     Funeral Services  
     Kennels 
     Monument Retail Sales             
     Plant Nursery 
     Printing and Publishing       
     Research Services 
     Scrap and Salvage 
     Software Development 
     Vehicle Storage 
     Veterinary Services 
 
3) The development of the Property shall comply with the site development regulations in the LI,  
     Limited Industrial District, except for the following conditions: 
 

a) There is no interior side yard setback. 
b) There is no rear yard setback. 
c) The maximum height is 130 feet. 
d) The maximum impervious cover is 85%. 
e) The maximum building coverage is 80%. 
f) The maximum floor-to-area (FAR) is 2:1. 
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4) To modify conditions of the Environmental Criteria Manual to provide that existing and proposed 
trees shall be allowed within raingardens constructed on the Property. Trees will be planted to avoid 
potential conflicts within the raingarden drainage system. 
 
5) To modify LDC Section 25-2-1003(A) (Requirement for a Site Plan – General Requirements) to 
establish that the portion of the stadium (Outdoor Entertainment use) oriented towards Burnet Road 
shall be considered the “front wall” to determine landscape requirements.  
 
6) To modify LDC Chapter 25-6 - Transportation, Appendix A (Tables of Off-Street Parking and 
Loading Requirements) to provide that parking for all uses on the Property shall be determined by the 
director of the Development Services Department, or its successor department, as applicable. 
 
7) To modify LDC Chapter 25-6 - Transportation, Appendix A (Tables of Off-Street Parking and 
Loading Requirements) to provide that loading and unloading for all uses on the Property shall be 
determined by the director of the Development Services Department, or its successor department, as 
applicable. 
 
8) To modify LDC Chapter 25-6 - Transportation, Appendix A (Tables of Off-Street Parking and 
Loading Requirements) to provide that off-street bicycle parking for all uses on the Property shall be 
determined by the director of the Development Services Department, or its successor department, as 
applicable. 
 
9) To modify LDC Chapter 25-6 - Transportation, Article 7 (Off-Street Parking and Loading) 
Division 4 (Design and Construction Standards for Parking and Loading Facilities) and the 
Transportation Criteria Manual to allow for grass pavers, crushed granite, pervious pavement and 
other surfaces or similar material to be utilized in a parking lot that provides parking for motor 
vehicles. 
 
10) To state that development of the Property for an Outdoor Entertainment use shall comply with the 
draft Austin FC Sign Regulations attached as Exhibit “1”. 
 
11) To state that the director of the Development Services Department, or its successor department, 
may administratively grant amendments, corrections or revisions to the Sign Regulations for 
development on this Property. 
 
12) To state the unless otherwise provided for in the PDA ordinance conditions, LDC Subchapter E: 
Design Standards and Mixed Use, shall only apply to commercial and civic use(s) as defined in LDC 
Chapter 25-2, Subchapter A, Article 1 (Zoning Uses). 
 
13) To state that development of the Property for an Outdoor Entertainment use shall not be subject to 
LDC Chapter 25-2, Subchapter E: Design Standards and Mixed Use, Article 2.2 (Relationship of 
Buildings to Streets and Walkways), Article 2.3(Connectivity Between Sites), Article 2.5(Exterior 
Lighting), and Article 3-Building Design Standards. 
 
14) To state that the Director of the Development Services Department, or its successor department, 
shall be able to grant Alternative Equivalent Compliance from any provision of LDC Chapter 25-2, 
Subchapter E: Design Standards and Mixed Use for this Property. 
 
15) To state that the lighting for the Property shall comply with LEED V4 Light Pollution Reduction 
(SSc6). 
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16) To state that all exterior lighting may be controlled with a network of astronomical time clocks. 
All systems may be configured by the Illuminating Engineering Society Lighting Handbook, 10th 
Edition. 
 
17) To modify LDC Section 25-2-812(C)(3) (Mobile Food Establishments) to provide that a mobile 
food establishment may be located within fifty (50) feet of a lot with a building that contains a 
residential and/or commercial use(s). 
 
BASIS FOR RECOMMENDATION 
 
1. The proposed zoning should be consistent with the purpose statement of the district sought. 

 
Limited industrial service (LI) district is the designation for a commercial service use or limited 
manufacturing use generally located on a moderately-sized site. 
 
The PDA combining district designation provides for industrial and commercial uses in certain 
commercial and industrial base districts. 

 
2.   The proposed zoning should promote consistency, and orderly planning.  
 

The LI-PDA zoning district would be compatible and consistent with the surrounding uses  
because there are commercial and industrial uses located to the north, south, east and west and 
multifamily residential use to the north, fronting West Braker Lane.  The site is surrounded by 
North Burnet/Gateway-Neighborhood Plan zoning. There is NBG-Transit Oriented Development 
district zoning to the north along W. Braker Lane, NBG-Commercial-Mixed Use District zoning 
to the west along Burnet Road and NBG-Warehouse-Mixed Use zoning to the south and east. 
 

3.   Zoning changes should promote an orderly relationship among land uses. 
 

LI-PDA zoning would allow this site to be developed with a mixture of high-density residential, 
office, commercial and industrial uses. This location is appropriate for the proposed mixture of 
uses because the property in question adjacent to the intersection of two major arterial roadways 
that are designated as NBG Core Transit Corridors and abuts the Missouri Pacific Railroad.   

 
4.   The proposed zoning should allow for a reasonable use of the property. 
 
      The LI-PDA zoning district would allow for a fair and reasonable use of the site. 
      This zoning is appropriate for this location because it will be compatible with the proposed  
      surrounding commercial and industrial land uses.   
 

The proposed LI-PDA zoning will allow for high-density residential uses, which will provide 
desirable housing opportunities for the people that work in the surrounding commercial and 
industrial areas. 
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EXISTING CONDITIONS 
 
Site Characteristics 
 
The site under consideration is comprised of two tracts of land. Tract 1 is a vacant former industrial 
site that is currently being utilized as a scrap yard and is zoned LI-NP.  Tract 2 is an access road, 
zoned NBG-NP.  The property currently contains no structures.   It is located near the southeast 
intersection of West Braker Lane and Burnet Road and is bordered by the Missouri Pacific Railroad 
to the east. 
 
Comprehensive Planning 
 
Austin FC/ C14-2019-0055  
North Burnet Gateway 2035 Master Plan  
 
The property is located in the central-east area of the North Burnet Gateway 2035 Master Plan. It is 
currently a former industrial site with no structures. The property is adjacent to a multifamily 
development, industrial uses, and land that is zoned for mixed use. The property is in close proximity 
to the existing transit station. The plan generally supports the development of dense, mixed use 
development. The plan and also identifies a need for a significant number of new residents moving 
into the planning area.  In particular, the plan encourages high density housing in close proximity to 
transit in order to help reduce vehicle dependency. The plan emphasizes the need for civic spaces and 
a well-developed public realm.  Additionally, the plan supports using City of Austin owned properties 
as catalyst site for transit oriented development. 
 
The future plan use map identifies the property seeking a zoning change is designated as being in the 
warehouse industrial and commercial industrial subdistricts. These subdistricts were intended to 
accommodate existing industrial uses. Additionally, the property is within the potential TOD zone. 
 
The North Burnet Gateway Regulating Plan does not assign a subdistrict to this property.  
 
Although the Master Plan designates this area for industrial purposes, the plan also makes a 
recommendation to utilize City Owned Property to spark transit oriented development. As the plan 
prioritizes transit oriented development and a vibrant public realm, staff believes that the NBG Master 
Plan supports the proposed zoning change.  
 
Imagine Austin Plan  
The subject property is located within the boundaries of a Regional Center as defined in the Imagine 
Austin Growth Concept Map. A Regional Center is the most urban and dense of the activity center 
types and is intended to be a retail, cultural, recreation, and entertainment destination in central Texas. 
The following IACP policies are applicable to this case:  

LUT P1: Align land use and transportation planning and decision-making to achieve a 
compact and connected city in line with the Growth Concept Map.  
LUT P3: Promote development in compact centers that are connected by roads and transit 
and are designed to encourage walking, bicycling, and reduce healthcare, housing, and 
transportation costs. \ 
HN P1. Distribute a variety of housing types throughout the City to expand the choices 
available to meet the financial and lifestyle needs of Austin’s diverse population.  
HN P4. Connect housing to jobs, child care, schools, retail, and other amenities and services 
needed on a daily basis, by strategies such as:  Coordinating and planning for housing near 
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public transportation networks and employment centers to reduce household transportation 
costs and vehicle miles traveled.  

 
The Imagine Austin Plan strongly supports the development of dense development and affordable 
housing in transit rich areas in the City. Based on the policies described in the plan, Staff believes that 
the proposed zoning change is supported by the Imagine Austin Comprehensive Plan. 
 
Hill Country Roadway 
 
The site is not within a Hill Country Roadway Corridor. 
 
Impervious Cover 
 
The maximum impervious cover allowed by the LI zoning district would be 80 %.  Zoning district 
impervious cover limits apply in the Urban Watershed classification. 
  
Environmental  
 
The site is not located over the Edwards Aquifer Recharge Zone.  According to current maps, the 
westernmost edge of this site lies very close to the divide between the Walnut Creek Watershed 
(classified as Suburban) and the Little Walnut Creek Watershed (classified as Urban).  A 
topographical analysis and / or drainage analysis of the site may be needed to determine the exact 
boundary of the aforementioned watersheds.  Current maps indicate the site is located in the Little 
Walnut Creek Watershed of the Colorado River Basin, which is classified as an Urban Watershed by 
Chapter 25-8 of the City's Land Development Code.  The site is in the Desired Development Zone. 
 
According to floodplain maps there is no floodplain within or adjacent to the project location.  COA 
GIS indicates a Critical Water Quality Zone extending approximately 30 feet into the eastern 
boundary of the property.  Development is limited in the Critical Water Quality Zone per LDC 25-8-
261 and 262. 
 
Trees will likely be impacted with a proposed development associated with this rezoning case.  
Standard landscaping and tree protection will be required in accordance with LDC 252 and 25-8 for 
all development and/or redevelopment.  At this time, site specific information is unavailable 
regarding vegetation, areas of steep slope, or other environmental features such as bluffs, springs, 
canyon rimrock, caves, sinkholes, and wetlands. 
 
This site is required to provide on-site water quality controls (or payment in lieu of) for all 
development and/or redevelopment when 8,000 sq. ft. cumulative is exceeded, and on-site control for 
the two-year storm. 
 
At this time, no information has been provided as to whether this property has any preexisting 
approvals that preempt current water quality or Code requirements. 
 
Site Plan 
 
Site plans will be required for any new development other than single-family or duplex residential.  
 
Any new development is subject to Subchapter E. Design Standards and Mixed Use as modified by 
the PDA ordinance. Additional comments will be made when the site plan is submitted. This 
comment applies to Tract 1.  
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FYI: Additional design regulations will be enforced at the time a site plan is submitted.  
 
FYI: The subject property is included in an approved site plan (SP-01-0018C). 
 
Transportation 
 
An alternative transportation impact analysis is required for the site. Per the City of Austin lease 
agreement, the Transportation Impact Analysis is required to be complete before substantial 
completion of the site. Austin Transportation Department (ATD) and Development Service 
Department (DSD) staff are working with the applicant on developing the transportation impact 
analysis and associated mitigation.  

Existing Street Characteristics: 
 

Name ROW Pavement Classification Sidewalks Bicycle 
Route 

Capital Metro 
(within ¼ 
mile) 

McKalla Place 70 ft 25 ft Local No No No 
Burnet Road 130 ft 70 ft Major Arterial 

(MAD6) 
Yes; western side 
only 

No Yes; routes 3, 
383, 803 

Aguilar Street 78 ft Not constructed N/A N/A N/A N/A 
 
Water and Wastewater 
 
The landowner intends to serve the site with City of Austin water and wastewater utilities.  The 
landowner, at own expense, will be responsible for providing any water and wastewater utility 
improvements, offsite main extensions, utility relocations and or abandonments required by the land 
use.  The water and wastewater utility plan must be reviewed and approved by Austin Water for 
compliance with City criteria and suitability for operation and maintenance.   
 
Depending on the development plans submitted, water and or wastewater service extension requests 
may be required.  All water and wastewater construction must be inspected by the City of Austin.  
 
The landowner must pay the City inspection fee with the utility construction.  The landowner must 
pay the tap and impact fee once the landowner makes an application for a City of Austin water and 
wastewater utility tap permit. 
 
 
















































































































